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1.0 Introduction 
 

1.1 Neame Sutton Ltd is instructed on behalf of Aitchison Developments Ltd to prepare representations in 

respect of the Pulborough Neighbourhood Plan – Submission Plan (Regulation 16) consultation, which 

will seek to guide development in the Parish for the period up to 2031.  

 

1.2 Aitchison Developments Ltd are the Site Promoters of Land at Highfields, allocated under Policy 6 of the 

Submission Plan (Site Ref: PPNP17), and are working collaboratively with Henry Adams Strategic Land.  

In this respect, Neame Sutton is aware that representations have also been submitted by Luken Beck 

regarding Land at Highfields (PPNP17), on behalf of the landowner directly. 

 

1.3 In addition, Aitchison Developments Ltd own Land South of Highfields which is being proposed as an 

additional housing site for allocation in the Pulborough Neighbourhood Plan. 

 

1.4 Aitchison Developments has agreed Heads of Terms with Antler Homes to deliver the site/s.  Antler 

Homes are renowned for building impressive limited edition homes that combines traditional detailing 

with contemporary design and sympathetically designed to sit in harmony with their settings. 

 

1.5 The purpose of this Statement is to therefore: 

 

• support the proposed allocation of Land at Highfields under Policy 6 of the Submission 

Pulborough Neighbourhood Plan, acknowledging that this site is also identified by Horsham 

District Council as a small site with potential for allocation under Policy 14: Options for Housing 

Growth in the emerging Horsham Local Plan Review (Reg 18), 2020; 

 

• highlight the opportunity that exists to achieve a higher quantum of housing land by putting 

forward an additional parcel of land South of Highfields (SHELAA Site ref: SA767), as an Omission 

Site for inclusion and allocation within the emerging Pulborough Neighbourhood Plan for 

residential development; 

 

• offer the potential to secure the land necessary to deliver a new pedestrian footbridge across 

the railway line and fulfil the Parish Council and local community’s long standing aspiration, as 

confirmed by Community Aim 3i (page 44) of the Submission Neighbourhood Plan; 

 

•  provide general representations on the overall housing strategy and proposed delivery to 

ensure that the Plan is positively prepared so as to provide a fully flexible and responsive supply 

of housing land. 
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2.0 General Representation to the Neighbourhood Plan’s housing strategy and proposed delivery 
 

2.1 This section of the representations deals with the Submission Neighbourhood Plan’s approach to housing 

delivery to meet the Parish’s needs for the period up to 2031, and in particular the Housing Needs Survey 

Report (2017), prepared by AECOM which recommends that the Parish Council plan for a total of 294 

dwellings (21 dwellings per annum). 

 

2.2 Neame Sutton has concerns that this level of planned growth will fail to meet the future housing needs 

of the Parish and that the release of additional land is necessary in order to ensure that the 

Neighbourhood Plan  positively plans for the area.  As such, Neame Sutton recommends that the Parish 

Council reviews its housing strategy for the period up to 2031 on the basis that 294 dwellings for the 

period up to 2031 will fail to deliver sufficient new homes to meet the future needs of the Parish. 

 

2.3 The target figure estimated by AECOM of 294 dwellings is based on the existing Horsham District Planning 

Framework (HDPF), 2015, which became 5 years old in November 2020 and is therefore out of date.   

 

2.4 The 2015 HDPF requires the provision of 800 dwellings per annum for the District compared with a housing 

need based on the standard method of 965 dwellings per annum, as set out in the more recent Local 

Plan Review (Regulation 18).  However, the Council is testing a range of options, including meeting the 

unmet needs arising from Crawley and the Coastal Sussex area.  These options seek to propose 1,000, 

1,200 and 1,400 new dwellings per annum.   

 

2.5 Whilst the exact housing need figure has yet to be confirmed, it is clear from the direction of travel that 

it is likely to result in a significant step change in housing delivery for the District.  The outcome of which 

will have implications for settlements such as Pulborough, which are recognised as ‘secondary’ 

settlements within the District’s settlement hierarchy. 

 

2.6 The release of additional housing sites, such as Land South of Highfields, not only enables the 

Neighbourhood Plan to demonstrate that it has been positively planned but offers the opportunity to 

deliver a fully responsive and flexible supply of housing land that is more capable of meeting the future 

housing needs of the Parish. 

 

3.0 Housing Allocation Proposed Under Policy 6  – Land at Highfields (Site ref: PPNP17) 
 

3.1 Aitchison Developments Ltd, working cooperatively with Henry Adams Strategic Land, supports and 

welcomes the allocation of this site in the Submission Neighbourhood Plan.  This is entirely consistent with 

the objectives of the Framework in seeking to direct housing to the most sustainable locations available 

and accords with the settlement hierarchy for the District and the Neighbourhood Plan’s proposed 

spatial strategy. 

 

3.2 The site is not only suitable for housing development but is also available and achievable, as follows: 
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Suitability: 

 

• The site occupies a highly accessible location and benefits from being within walking distance of 

a wide range of services and facilities, including public transport connections, available in 

Pulborough, identified a second tier Small town/Larger Village in Horsham District Council’s 

settlement hierarchy; 

 

• The development will provide much needed housing and will deliver a range of types, sizes and 

tenure of housing, including affordable housing.  Delivery of housing can be achieved in the early 

years of the Plan period;  

 

• The physical characteristics of the site, its position within the local landscape framework (being 

physically and visually enclosed) and it being well related to the existing urban area, would 

enable the development of housing to be readily assimilated; 

 

• The site represents a logical rounding off to this part of Pulborough and acts as an extension to 

the newly constructed development to the north known as Brookfields; 

 

• The site is not covered by any statutory or non-statutory designations for landscape or biodiversity 

quality or value.  The trees and hedgerows can be accommodated within a residential layout, 

with significant areas of new planting within the areas of open space/landscape buffers.   

 

• The lies in an area of low flood risk (Flood Zone 1);  

 

• The site is positively assessed in Horsham District Council’s Housing and Economic Land Availability 

Assessment (HELAA) December 2018, site ref: SA556; and 

 

• Horsham District Council’s Regulation 18 Assessment of Sites (Chapter 3.01: Sites with potential for 

allocation for housing) confirms that there are no over-riding technical constraints to prevent the 

site from coming forward in the context of the emerging Local Plan and recommends the site for 

allocation with an estimated capacity of 25 dwellings. 

 

Availability: 

 

The site is available for development.  Aitchison Developments Ltd are the site promoters and are 

committed to delivering a high quality residential scheme with an emphasis on placemaking, 

sustainability and collaborative working with key stakeholders.  In this respect, the detailed proposals for 

the site would be worked up in close collaboration with the Council and local community. 

 

Antler Homes, on behalf of Aitchison Developments, has prepared a Feasibility Site Plan which 

demonstrates that the site can comfortably accommodate 31 dwellings without resulting in any 

detrimental impacts on the character and appearance of the immediate environs.  
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Achievable: 

There are no technical constraints to preventing this site from coming forward for residential 

development immediately: 

 

Site Access 

 

3.3 The site is in an accessible location with direct access to the existing cycle, pedestrian and highway 

network and as such provides easy and convenient access to the services and facilities within 

Pulborough and the immediate environs.  Accordingly residential development in this location will not 

have a material traffic impact.   

 

3.4 In addition, the layout can be designed to promote safe and easy access directly onto the A29.  

Discussions have taken place with West Sussex County Council Highways regarding the proposed 

access to the site, and as included a Stage 1 Road Safety Access, resulting in no objections, the details 

of which are attached at Appendices 2 to 8. 

 

3.5 On this basis, the requirement to access the proposed development via the new development at 

Brookfields to the north should be deleted from criterion (i) of Policy 6. 

 

Suggested Change to Policy 6: 

 

i  A traffic management scheme is submitted which will indicate that access on to the site is via the 

new development at Brookfields; not directly on to the A29 and supported by a Road Safety 

Audit; 

 

Landscape 

 

3.6 The site is not covered by any statutory or non-statutory designations for landscape character or quality.  

 

3.7 The Parish Council’s Site Assessment Report, 2019, which forms part of the Neighbourhood Plan’s 

evidence base, lists landscape as a key constraint.   

 

3.8 However, this does not reflect the findings of Horsham District Council’s Regulation 18 Site Assessment, 

February 2020, which confirms that “the site is a small field south of an area of land which is now coming 

forward for residential development.  This has changed the nature of the landscape on the site which 

is now more closely related to the urban form.” 

 

3.9 Consequently, the site is capable of accommodating a well-designed scheme and has a good ability 

to accommodate residential development without resulting in material harm to the surrounding 

landscape character.  
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Ecology 

 

3.10 The site and its immediate environs are not the subject of any statutory or non-statutory designations, 

recognised for their nature conservation interests, and the site is considered to be of low ecological 

value.  Consequently, the potential presence of any protected species is not considered to represent 

an overriding constraint to the site being brought forward for residential development. 

 

3.11 It is acknowledged that Policy 6 requires development of the site to retain those feature on site that are 

particularly important for bats, and to consider any external lighting. 

 

3.12 Aitchison Developments Ltd will ensure that the emerging proposals do not have any long term adverse 

impacts on local wildlife (including bats) and nature conservation interest, and will take every 

opportunity through ecological mitigation to enhance the bio-diversity of the site. 

  

3.13 As such, there are no overriding ecology constraints to prevent the site from being delivered.  

 

Flood Risk and Drainage 

 

3.14 The site is situated within flood zone 1 on the Environment Agency’s flood risk mapping and is not 

therefore at risk of flooding from either fluvial or surface water flooding.   

 

3.15 The proposal for the site will include the implementation of a sustainable drainage system that would 

not therefore increase the risk of flooding elsewhere, and therefore accords with the requirements of 

the NPPF in respect of flood risk and drainage matters. 

 

3.16 In light of the above, flood risk and drainage does not present constraints to the development and 

delivery of this site. 

 

Archaeology 

 

3.17 The site does not contain or lie within the setting of any designated heritage assets, although Policy 6 

indicates that the site lies within an Archaeological Notification area and advises that this will need 

consideration.   

 

3.18 Any subsequent proposal for the site will therefore be accompanied by a Desk based Archaeology 

Assessment to ensure that the proposed development of the site for residential purposes does not cause 

any adverse harm to potential features of acknowledged importance. 

 

Site Capacity: 

 

3.19 Policy 6 allocates the site for 26 dwellings on a site area of 0.98ha.  However, as a result of further detailed 

work the Site Plan has since been amended such that the site now measures 1.25ha.  
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3.20 Furthermore, early feasibility work undertaken by MH Architects suggests that the site can comfortably 

accommodate circa 30-35 dwellings without resulting in any detrimental impacts on the character and 

appearance of the immediate environs or the amenity of any future occupiers.  Indeed, Antler Homes 

Feasibility Site Plan demonstrates that the site can deliver 31 dwellings.  This density range is also 

considered to represent a more efficient use of the site located in a sustainable location adjacent to 

second tier settlement.  

 

Suggested Change to Policy 6: 

 

The Pulborough Neighbourhood Plan supports the site known as Land at Highfields, Pulborough (0.98 

1.2Ha) as shown on the Policies map for approximately 26 30-35 houses. 

 

4.0 Proposed Omission Housing Site  – Land South of Highfields (SHELAA Site ref: SA767) 
 

4.1 In addition to the allocation of land at Highfields to accommodate circa 30-35 dwellings, an opportunity 

exists to assist the Council in meeting local housing need by the allocation of Aitchison Development’s 

Omission Site, land South of Highfields, Pulborough (SHELAA Site ref: SA767), for residential development 

and as such should be allocated within the Neighbourhood Plan. 

 

4.2 Land south of Highfields comprises a residential property built in 1901, a range of outbuildings and 

associated gardens set in circa 2 acres, and a triangular paddock of circa 4 acres.  The residential 

property Highfield, and its residential curtilage, occupies the northern part of the site, whilst the paddock 

is  located to the south and abuts the mainline railway.  Open countryside and the established 

equestrian centre, Coombelands, is situated to the west.  

 

4.3 Land South of Highfields is proposed for residential development comprising circa 40-45 units located 

on the 1.6ha paddock to the south of the existing property which will remain. 

 

4.4 The site benefits from an existing direct access onto the A29, which is capable of serving the proposed 

residential development of circa 40-45 dwellings, but can also serve land to the north (Land at 

Highfields) which has the potential to deliver 30-35 dwellings (currently allocated in the Pulborough 

Neighbourhood Plan for 26 dwellings).  

 

4.5 Antler Homes, on behalf of Aitchison Developments, has prepared a Feasibility Site Plan for both sites, 

which demonstrates that Land at Highfields is capable of accommodating a total of 31 dwellings, whilst 

land to the South of Highfields can accommodate 43 dwellings.  A copy of the Feasibility Site Plan is 

attached at Appendix 1. 

 

4.6 Pre-Application discussions have taken place with West Sussex County Council Highways regarding the 

proposed access to the site/s, and included a Stage 1 Road Safety Access, resulting in no objections.  

A copy of the following documents are attached for information: 

 



 Representation on behalf of Aitchison Developments 
 

Pulborough Neighbourhood Plan 
Submission Plan (Reg 16) Consultation 

9 

 

 Neame Sutton Limited 
Chartered Town Planners 

Tel: 02392 597139  
Email: info@neamesutton.co.uk 

January  
2021 

 

• Appendix 2: Access Overview Plan Ref: 2019-6049-001 REV E 

• Appendix 3: Visibility Splay Plan Ref: 2019-6049-004 REV A 

• Appendix 4: Vehicle Swept Path Analysis Plan Ref: 2019-6049-002 REV B 

• Appendix 5: Pre-Application Technical Note prepared by Bright Plan dated 19th August 2019; 

• Appendix 6: Form entitled, ‘Submission to West Sussex County Council for Departure from 

Standard’ prepared by Bright Plan dated 20th December 2019, along with WSCC Highways 

approval dated 14th and 16thJanuary 2020; and  

• Appendix 7: Road Safety Audit Stage 1 dated 17th June 2019 prepared by Road Safety Answers. 

 

4.7 The attached documentation demonstrates that both Land South of Highfields, and Land at Highfields, 

can be satisfactorily served by a shared safe means of access directly onto the A29. 

 

4.8 Furthermore, Aitchison Developments land interest South of Highfields offers the potential to secure the 

land necessary to deliver a new pedestrian footbridge across the railway.   

 

4.9 At present an existing pedestrian footpath runs alongside the A29 and narrows where it crosses the 

railway (known as Pigeon Gate Bridge).   It has been a longstanding aspiration of the local community 

and Parish Council to deliver a new separate footbridge alongside the road bridge.  As such, 

Community Aim 3 (i) of the Submission Neighbourhood Plan (page 44), seeks to secure a new pedestrian 

bridge across the railway. 

 

4.10 The Submission Neighbourhood Plan also confirms at paragraph 3.27 that Section 106 Legal Agreements 

have already allocated funds for that purpose and that Network Rail has confirmed in 2015 that they 

would not unreasonably object to a separate foot bridge being constructed.  

 

4.11 Furthermore, the Parish Council wish to ensure that any future S106/CIL monies are directed towards 

securing this infrastructure project (paragraph 6.5 specifically refers). 

 

4.12 A CGI is attached at Appendix 8 which shows the proposed access onto the A29 from the potential 

new pedestrian footbridge over the railway and represents a significant community benefit of the 

proposals. 

 

4.13 In this respect, Land South of Highfields, Pulborough is not only suitable for housing development but is 

also available and achievable, as follows: 

 

Suitability: 

 

• The site occupies a highly accessible location and benefits from being within walking distance of 

a wide range of services and facilities, including public transport connections, available in 

Pulborough, identified a second tier Small town/Larger Village in the Council’s settlement 

hierarchy; 
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• The development will provide much needed housing and will deliver a range of types, sizes and 

tenure of housing, including affordable housing.  Delivery of housing can be achieved in the early 

years of the Plan period;  

 

• The physical characteristics of the site, its position within the local landscape framework (being 

physically and visually enclosed) and it being well related to the existing urban area, would 

enable the development of housing to be readily assimilated; 

 

• The site represents a logical rounding off to this part of Pulborough having regard to not only the 

newly constructed development Brookfields to the north, but also Land at Highfields located 

immediately to the north, which is allocated for residential development under Policy 6 of the 

Submission Neighbourhood Plan; 

 

• The site is not covered by any statutory or non-statutory designations for landscape or biodiversity 

quality or value.  The trees and hedgerows can be accommodated within a residential layout, 

with significant areas of new planting within the areas of open space/landscape buffers.   

 

• The lies in an area of low flood risk (Flood Zone 1);  

 

• The site was previously considered as 1 site (Site Ref: SA-036), 

and included both parcels of land to the north, including the 

allocates site at Highfields and the newly constructed 

Brookfields development, and was positively assessed in 

Horsham District Council’s Strategic Housing Land Availability 

Assessment, 2016, and annotated green as a deliverable site; 

 

• The site was subsequently split into 3 and given the unique site 

reference SA767.  Again the site was positively assessed as part 

of Horsham District  Council’s updated Strategic Housing and 

Employment Lane Availability Assessment (SHELAA) in 2018, 

which considered that the site was developable in 11+ years and reflected the position at that 

time that the Horsham Local Plan Review was only then commencing and the Pulborough 

Neighbourhood Plan was being prepared. 

 

4.14 Notwithstanding the previous positive assessment of the site for potential residential development, 

Horsham District Council’s Regulation 18 Assessment of Sites in 2020 concluded that the site would not 

be put forward for allocation, as confirmed in Chapter 3.02: Sites not identified for potential allocation 

for housing, on the basis that “the position of this site to the north of the railway line, compared with the 

established village which is predominantly to the south of the rail line, makes it somewhat detached 

from the village.  Development would represent an incursion into the countryside beyond established 

physical boundaries.”   
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4.15 To conclude that the development of land South of Highfields would be detached from the village and 

represent an incursion into the countryside is simply illogical. 

 

4.16 Horsham District Council’s assessment of the site’s proximity to those services and facilities in both 

Pulborough and Codmore Hill is the same as that for land at Highfields (SA556) to the north, which is 

identified as a suitable location for housing and now allocated for residential development in the 

Submission Neighbourhood Plan.  This is understandable given that the sites are adjacent to one another 

and both are within easy walking distance to those services and facilities.   

 

4.17 The site cannot therefore as a matter of fact be considered “detached”.  Indeed, when travelling along 

the A29 Stane Street land south of Highfields is not visible, nor is there any sense of leaving Pulborough 

and entering Codmore Hill.  The site therefore forms part of the settlement.  

 

4.18 Furthermore, the site is physically and visually contained by virtue of the fact that it is sandwiched 

between the railway line and urban area of Pulborough to the south, land at Highfields allocated for 

residential development in the Neighbourhood Plan and the newly constructed Brookfields 

development to the north, and the A29 and urban area of Pulborough to the east.  The development 

of the proposed omission site would not extend any further westwards than the land to the north.   

 
4.19 As such, the development would represent a logical rounding off to this part of Pulborough and would 

not extend beyond established physical boundaries nor represent an incursion into the open 

countryside. 

 

4.20 Having regard to the above, the site is clearly suitable for residential development as part of the larger 

area to the north, and as previously identified by Horsham District Council in its 2016 SHLAA, and 

represents a logical rounding off of this part of the settlement of Pulborough.  As such Land South of 

Highfields should be allocated for residential development for circa 40 units on 1.6ha. 

 

Availability: 

 

The site is available for development.  Aitchison Developments Ltd are the site promoters and are 

committed to delivering a high quality residential scheme with an emphasis on placemaking, 

sustainability and collaborative working with key stakeholders.   

 

Antler Homes, on behalf of Aitchison Developments, has prepared a Feasibility Site Plan which 

demonstrates that the site can comfortably accommodate 43 dwellings without resulting in any 

detrimental impacts on the character and appearance of the immediate environs.  

 

Achievable: 

 

There are no technical constraints to preventing this site from coming forward for residential 

development immediately. 
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Site Access 

 

4.21 The site is in an accessible location with direct access to the existing cycle, pedestrian and highway 

network and as such provides easy and convenient access to the services and facilities within 

Pulborough and the immediate environs.  Accordingly residential development in this location will not 

have a material traffic impact.   

 

4.22 The site can be accessed via a new safe and easy access directly onto the A29.  Discussions have taken 

place with West Sussex County Council Highways regarding the proposed access to the site, and 

included a Stage 1 Road Safety Access, resulting in no objections, the details of which are attached at 

Appendices 2 to 8. 

 

4.23 Furthermore, land South of Highfields offers the potential to secure the land necessary to deliver a new 

pedestrian footbridge across the railway.   

 

4.24 At present an existing pedestrian footpath runs alongside the A29 and narrows where it crosses the 

railway (known as Pigeon Gate Bridge).   It has been a longstanding aspiration of the local community 

and Parish Council to deliver a new separate footbridge alongside the road bridge and Section 106 

Legal Agreements have already allocated funds for that purpose.  Network Rail also confirmed in 2015 

that they would not unreasonably object to a separate foot bridge being constructed. (paragraph 3.27 

and Community Aim (3i) of the Submission Neighbourhood Plan specifically refers).  

 

4.25 It is evident from the Submission Neighbourhood Plan that the provision of a footpath across the railway 

line remains a priority for the Parish Council, with future S106/CIL monies being directed towards this 

infrastructure project (paragraph 6.5).  Allocation of Land South of Highfields for circa 40-45 dwellings 

offers the potential to secure the land necessary to deliver the community’s aspirations to improve 

connectivity within the village so that people can get about safely and pleasantly on foot (community 

objective – page 24). 

 

Landscape 

 

4.26 The site is not covered by any statutory or non-statutory designations for landscape character or quality.  

 

4.27 An assessment of the landscape character would be undertaken when formulating proposals for the 

site to ensure a landscape led approach from the outset.  As such the site is capable of 

accommodating a well-designed scheme and has a good ability to accommodate residential 

development without resulting in material harm to the surrounding landscape character.  

 

Ecology 

 

4.28 The site and its immediate environs are not the subject of any statutory or non-statutory designations, 

recognised for their nature conservation interests, and the site is considered to be of low ecological 
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value.  Consequently, the potential presence of any protected species is not considered to represent 

an overriding constraint to the site being brought forward for residential development. 

 

4.29 It is acknowledged that Policy 6 requires development of the site to retain those feature on site that are 

particularly important for bats, and to consider any external lighting. 

 

4.30 Aitchison Developments Ltd will ensure that the emerging proposals do not have any long term adverse 

impacts on local wildlife (including bats) and nature conservation interest, and will take every 

opportunity through ecological mitigation to enhance the bio-diversity of the site. 

  

4.31 As such, there are no overriding ecology constraints to prevent the site from being delivered.  

 

Flood Risk and Drainage 

 

4.32 The site is situated within flood zone 1 on the Environment Agency’s flood risk mapping and is not 

therefore at risk of flooding from either fluvial or surface water flooding.   

 

4.33 The proposal for the site will include the implementation of a sustainable drainage system that would 

not therefore increase the risk of flooding elsewhere, and therefore accords with the requirements of 

the NPPF in respect of flood risk and drainage matters. 

 

4.34 In light of the above, flood risk and drainage does not present constraints to the development and 

delivery of this site. 

 

Archaeology 

 

4.35 The site does not contain or lie within the setting of any designated heritage assets, although Policy 6 

indicates that the site lies within an Archaeological Notification area and advises that this will need 

consideration.   

4.36 Any subsequent proposal for the site will therefore be accompanied by a Desk based Archaeology 

Assessment to ensure that the proposed development of the site for residential purposes does not cause 

any adverse harm to potential features of acknowledged importance. 

 

Suggested Change to Land Use Policies Chapter: 

 

Allocate Land South of Highfields for residential development with a capacity of circa 40-45 dwellings.  

 

5.0 Conclusion 
 

5.1 Aitchison Developments Ltd, working cooperatively with Henry Adams Strategic, supports and 

welcomes the allocation of Land at Highfields, Pulborough under Policy 6 of the Submission 

Neighbourhood Plan.  This is entirely consistent with the objectives of the Framework in seeking to direct 
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housing to the most sustainable locations available and accords with the settlement hierarchy for the 

District and the Neighbourhood Plan’s proposed spatial strategy. 

 

5.2 However, for the reasons set out in Section 2 of these representations, Neame Sutton is of the opinion 

that there is a need to release additional land in order to bring forward sufficient land to meet the 

Parish’s future housing needs, and in this respect recommends the allocation of land South of Highfields 

(SHELAA site ref: SA767) for residential development.  

 

5.3 Aitchison Developments Ltd remain confident, having regard to early feasibility work, that there are no 

overriding technical constraints to prevent either of these sites coming forward early in the plan period. 

 


